
 
 
 
 
 
 
STAFF MEMO 
 
TO:  Chairman Todd Wallace 
  And the Members of the Plan Commission  
 
FROM: Russell Colby 
  Community Development Division Manager 
 
RE:  PUD Preliminary Plan for First Street Building #8  
 
DATE:  February 1, 2019 
_____________________________________________________________________________ 
    
APPLICATION INFORMATION: 

Project Name: First Street Building #8 

Applicant:  STC Lot 4, LLC / Frontier Development- Curt Hurst & Conrad Hurst 

Purpose:  Review PUD Preliminary Plan for Building #8 
 
 

  General Information: 
Site Information 

Location NE corner of IL Rt. 31/S. 2nd St. & Illinois St. 
 

Application: PUD Preliminary Plan 

Applicable     
City Code 
Sections 

First St. PUD Ords. 2006-Z-26 
Title 17, Chapter 17.06 Design Review Standards & Guidelines, Chapter 17.14 – 
Business & Mixed Use Districts 

 
Existing Conditions 

Land Use Vacant building lot  
Zoning CBD-1 Central Business District - PUD 

 
Zoning Summary 

North CBD-1 Central Business District Office- Doc Morgan 
East CBD-1 Central Business District- PUD Plaza Building- First St. Blg. #4  

(multi-story bldg. w/ parking deck) 
South CBD-1 Central Business District Francesca’s restaurant 
West CBD-1 Central Business District Parking Lot (Baker Comm. Ctr.) 

 
Comprehensive Plan Designation 

Mixed Use 

Community & Economic Development  
Phone:  (630) 377-4443 
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II. OVERVIEW 
 

A. BACKGROUND ON FIRST STREET PROJECT 
 

The First Street Redevelopment PUD was approved in 2006 as a five-phase, mixed-use 
downtown redevelopment project spanning a 7.6 acre area of properties along First Street 
between Prairie St. and Main St.  
 
Phases 1 and 2 were constructed from 2007 to 2009 and included: New utility and road 
infrastructure; Relocation of the Blue Goose store; Building 7A-BMO Harris Bank & 16 
affordable rental units; Building 4- The Plaza Parking Deck; and the western portion of the 
First Street Plaza. 

 
Phase 3 is the site of the current construction activity.  Phase 3 is the riverfront property 
located between Main and Illinois Streets, which includes three multi-use buildings, a public 
parking deck, Riverwalk and the East Plaza. Completion of Phase 3, including the buildings 
and public spaces, is anticipated in fall 2019. 

 
B. REMAINING PHASES OF THE DEVELOPMENT 

 
The remaining phases of the First Street project are comprised of three building lots, known 
as Buildings 6, 7B and 8.  These lots are owned by the City. In 2018, the City issued a 
Request for Proposals (RFP) for development of the lots. 
 
Frontier Development, LLC submitted a proposal to develop Building #8. In December, the 
City Council approved a Memorandum of Understanding designating Frontier as developer of 
Building #8. Frontier has a 120-day period to submit PUD Preliminary Plans for the site and 
enter into a Redevelopment Agreement with the City for construction of the building. 
 
At this time, no proposals for the development of Buildings 6 or 7B are advancing for 
approval. 
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C. BUILDING #8 PROPOSAL 
 
STC Lot 4, LLC / Frontier Development, represented by Curt Hurst and Conrad Hurst, have 
filed an application requesting approval of a PUD Preliminary Plan for Building #8. 
   
Scope of the Project: 

 A building footprint of roughly 5,400 square feet, with two full stories and a partial 
third floor with roof terraces on both the north and south sides of the building. 

 A restaurant is anticipated to occupy the first floor and utilize the third floor/rooftop. 
 Office use is anticipated on the second floor. 
 Streetscape improvements along Illinois Street, including a vehicle pull-off/loading 

area 
 A modern style building, with extensive use of glass and metal panels, with overhead 

doors on the first and third floors to open the interior space to the outside. 
 
III. ANALYSIS 
 

A. HISTORIC PRESERVATION COMMISSION REVIEW 
 
The subject property is located within the Central Historic District, requiring review of the 
PUD Preliminary Plan by the Historic Preservation Commission regarding its potential 
impact on the historic district and nearby landmarks. 
 
The Historic Preservation Commission reviewed the proposal for Building #8 on 1/16/19. 
The Commission unanimously voted to recommend to the Plan Commission approval of the 
PUD Preliminary Plan as presented, with the following comments included in the 
recommendation: 
 

Building  
# 8 
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 The building is consistent with the First Street Redevelopment Project as originally 
proposed. 

 The building is complementary to structures that were part of the First Street 
Redevelopment Project. 

 The building is complementary to surrounding commercial structures that lie within the 
adjacent historic district. 

 The project will not have a negative impact on adjacent historical properties.   
 
Other supplemental comments offered during the Historic Commission discussion: 
 No historic resources exist at this location; the area is a modern section of downtown 

with a mix of historic and contemporary commercial buildings.   
 There are examples of similar architecture in the historic district that blend well with 

historic downtown buildings (recent renovation projects such as Shakou- 312 W. Main 
St. and Mixology Salon, 116 W. Main St., were offered as examples.) 

 There is no negative impact on older adjacent buildings because of the amount of spacing 
between the structures.   

 
B. ZONING REVIEW: 

 
The 2006 First Street PUD ordinance established zoning parameters for the entire First Street 
project.  
 
No zoning deviations were granted for Building #8; therefore the zoning requirements follow 
the CBD-1 Central Business Zoning District.  

 
The table below lists the development data for: the CBD-1/PUD regulations, the original 
2006 plan for Building #8; and the proposed 2019 plan for Building #8. 

 
 

 Building #8 Development Data 
 

 
CBD-1 / 

PUD regulations 

2006 
Approved 

Building #8 

2019  
Proposed 

Building #8 

Building Footprint Up to 5914 sf. 4,660 sf. 5,418 sf. 

Building Coverage Up to 100% 79% 92% 

Building Square footage 40,000 sf. max 13,980 sf. 13,932 sf. 

Building Floors - 3 
3 

(partial 3rd floor) 

Building Height 50 ft. 
49 ft. to parapet 
69 ft. to tower 

41 ft. to parapet 
(3rd floor) 

Ground floor uses 
Per PUD first floor 

use list 
Commercial 

(undetermined) 
Restaurant 

Upper level uses 
Per CBD-1 District 

use list 
Office Office & Restaurant 

 
Note: For locations within the CBD-1 zoning district that are within Downtown Special 
Service Areas 1A (parking) and 1B (revitalization), there is no on-site parking requirement.  
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C. FIRST FLOOR USE RESTRICTIONS 
 
Although Building #8 is located within the Downtown Overlay District, more limited 
restrictions on first floor uses are included in the 2006 First Street PUD Ordinance.  
 
In addition to restricting the individual business types that can occupy first floor spaces, the 
PUD also imposes a limitation on certain uses as a percentage of all first floor space. 

 
First Floor permitted use list (per Ord. 2006-Z-26): 

1. Art Gallery/Studio 
2. Coffee or Tea Room 
3. Cultural Facility* 
4. Indoor Recreation and Amusement* 
5. Live Entertainment 
6. Personal Services* 
7. Restaurant 
8. Retail Sales 
9. Tavern/Bar 
10. Theater 
11. Utility, Local* 
12. Accessory uses to the preceding uses 1 through 11. 
 
*Not more than 25% of the total gross leasable floor area on the first floor may be 
occupied by these uses.   

 
D. SITE/ENGINEERING PLAN REVIEW 

 
Engineering plans are under City staff review. Detailed review comments are forthcoming. 
The major items being reviewed include: 
 Utility service connections for the building. 
 Details for the streetscape improvements. 
 Grading and adequacy of accessible routes along the building.  

 
Initial staff comments: 
 Survey information will need to be shown on the engineering plans. 
 Plans show utilizing an existing sanitary service- the size and condition of this service 

needs to be verified. 
 It is anticipated that the businesses will utilize the adjacent refuse enclosure. The City 

Code regulates use of City-owned refuse facilities. An amendment to the code may be 
needed to add this property to the refuse service area. 

 The City will provide details for the paver brick installation used elsewhere on the First 
Street project. 

 The paver materials and patterns should match or use common elements to blend with the 
streetscape to the east along Illinois Street.  

 Plans show removal of an existing planter bed. The irrigation line from this planter bed 
should be extended to serve the new planter bed. 

 The planter beds should be set back from the curb line similar to the planter bed to the 
east on Illinois Street (an edge of two paver rows along the curb line- 16”) 

 Consider a single, long planter bed, vs. two separate beds. 
 Plans need to show the surface material between the building and the lot line. 
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 Plans show a section of the existing service drive remaining- this will likely be damaged 
during building construction and require replacement. 

 The landscaping behind the building (shrubs and a decorative boulder) will obstruct 
access to the electric transformer. Any plantings here would need to be non-woody so 
that vehicles can enter this area if necessary. 

 
E. BUILDING ARCHITECTURE 

 
The City adopted Design Guidelines for the First Street project area in 2002. The Design 
Guidelines are very similar to the CBD-1 zoning district Design Guidelines in Chapter 17.06 
of the Zoning Ordinance. 
 
The form and function of the building conforms to the Design Guidelines, including: 

 Scale and proportion that is complementary to surrounding buildings. 
 Façade broken into sections to reduce the visual scale of the building. 
 Street-level distinguished from the rest of the building, through cornices, change in 

materials, awnings, etc. 
 High level of window transparency on the first and second floors. 
 The ground floor scaled to the pedestrian.   
 Accentuated building entrances, with a focal point/landmark entry tower. 
 Stepped back upper floors. 
 Retail uses designed to open up directly on to the street. 
 Developable rooftop spaces. 
 Screening of rooftop equipment. 

 
The building does differ from the guidelines somewhat with respect to building materials. 
The guidelines recommend use of traditional materials, specifically masonry/brick, as the 
primary façade material.  The architectural plans show brick as a primary material on the 
non-street facing elevations, but on the street facing elevations, architectural metal and wood-
grain aluminum panels are the primary materials.  

 
Considerations: 
 Dark-colored architectural metal is identified as an accent material in the guidelines. 
 ACM (Aluminum Composite Material) was not as commonly used when the 

guidelines were written. This material has been used as an accent material on other 
First Street buildings (Building #3- Sterling Building, Building #2-Riverloft-currently 
under construction). Also, the woodgrain pattern replicates the look of a masonry 
texture. 

 
IV. SUGGESTED ACTION 
 

Review the PUD Preliminary Plan.  
 

Staff has found the application materials to be complete and the plan to be in conformance with 
the applicable PUD and Zoning Ordinance requirements.  

 
V. ATTACHMENTS 

 2006 Plans for Building #8 
 PUD Preliminary Plan application 
 Proposed PUD Plans for Building #8 



rcolby
Typewritten Text
2006 approved PUD Preliminary Plans for Building #8 - For reference
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